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2.0 PROJECT DESCRIPTION AND ALTERNATIVES 

Where this chapter of the Final Environmental Impact Statement (FEIS) includes 
clarifications or corrections to the Draft Environmental Impact Statement (DEIS) (whether in 
response to public comments on the DEIS, or based on clarifications or corrections by the 
City of Burien [City], its consultants, or the Applicant), the changes are identified in this 
FEIS using underlined text (underlined) for additions and strikethrough text (strikethrough)
for deletions.  However, minor non-substantive edits—such as punctuation, grammar, 
structure of citations, or use of abbreviations and capitalization—have been made without 
using underline/strikethrough in the text.

This EIS analyzes the environmental impacts associated with three alternatives for the future 
of an approximately 9.8-acre site within the city limits of Burien, Washington.  The Project 
site is located in the north-central portion of the City, roughly 1 mile from downtown and 
directly east of Seahurst (Ed Munro) Park.  Two of the three potential alternatives represent 
“action alternatives” that would result in changes to the current land use of the site.  The third 
alternative, the No Action Alternative, assumes that the site would remain undeveloped for 
the foreseeable future.  Inclusion of the No Action Alternative for comparison is a 
requirement of the State Environmental Policy Act (SEPA) Rules (WAC Section 197-11-
440).

2.1 Project Description 
The Project consists of the construction of a multi-family residential development, including 
a supporting clubhouse and swimming pool, with primary access from an extension of SW 
136th Street in Burien.  The Project site is bordered by existing ROWs for SW 136th Street 
and 12th Avenue SW, located to the south and east, respectively.  Directly southeast of the 
site, the Highline School District owns a vacant former elementary school that was used most 
recently as a senior center.  Burien’s Seahurst Park abuts the site to the west, and existing 
multi-family residential developments are located to the north and south (see Figure 2.1-1).  
Currently, the Project site is undeveloped.  Most of the site is covered with fairly mature 
second-growth forest and is characterized by steep slopes.  A wetland exists is also 
established along the northern portion of the site’s western border.  Buildings proposed for 
the Emerald Pointe development range from three to five stories in height.

The two action alternatives for the Emerald Pointe Project include Alternative 1, which 
proposes the construction of 201 dwelling units (du), and Alternative 2, which proposes 
construction of 179 du.  (Both action alternatives would include one manager’s unit, located 
in the clubhouse building.)  Alternative 2 is the Preferred Alternative.  Residential units in 
both action alternatives would be contained within a number of multi-story buildings.  
Residents would have access to the clubhouse and pool facilities.  All dwelling units, 
excepting the manager’s unit, in the action alternatives are expected to be market-rate 
condominium units, providing one to three bedrooms.  A principal difference between the 
two alternatives is the number of one-bedroom units each would provide (see Table 2.1-1).

Total impervious surface proposed in both of the action alternatives would be approximately 
180,000 square feet, or roughly 42% of the site’s approximately 428,500 square feet.  The 
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access drive would be gated to vehicles, but pedestrians would be able to pass freely into
enter the Project site.

In the No Action Alternative, the site would remain undeveloped.  Details for each of these 
alternatives are provided below. 

Table 2.1-1: Market-Rate Dwelling Unit Types per Action Alternative1

Alternative  1 BR 2 BR 3 BR 
Total
Units

Garage
Parking (SF) 

Parking Stalls 
(Total)

Alternative 1 96 52 52 200 64,020 351 
Alternative 2 72 52 54 178 59,856 316 
Note: BR = bedroom; SF = square feet.
1 A manager’s unit is provided within the clubhouse in both alternatives.  
Source: Richert and Associates 2006. 

2.2 Description of Alternative 1 
Alternative 1 proposes to construct 200 market-rate, multi-family condominium units and 
one manager’s unit (located in the clubhouse) on the Project site (see Figure 2.2-1).  
Proposed density is approximately one unit per 2,410 square feet (18.1 du per acre) in the 
RM-2400-zoned area and one unit per 2,068 square feet (21.1 du per acre) in the RM-1800-
zoned area.  Average density for the Project is approximately one unit per 2,143 square feet 
(20.3 du per acre).  New dwelling units proposed in Alternative 1 would be located within a 
total of five buildings, each with below-grade parking on the first level.  Collectively, the five 
residential buildings in Alternative 1 would provide approximately 227,000 gross square feet 
of living space (not including the manager’s unit), with a total residential building footprint 
of approximately 67,000 square feet (roughly 45,500 square feet in the three northern 
buildings and 21,500 square feet in the two southern buildings).  Total gross floor area for the 
manager’s unit would be approximately 1,000 square feet.   

Residential buildings proposed in Alternative 1 include the following:

Five-story buildings – Three five-story buildings would be constructed in the 
northern half of the Project site.  Each of these three buildings would provide a total 
of 52 dwelling units in four stories over one level of parking.  Twenty of the 52 
dwelling units are expected to be one-bedroom units, 16 would be two-bedroom units, 
and 16 would be three-bedroom units.  These dwelling units are expected to range 
from 810 square feet to 1,600 square feet.  Residential uses in these buildings would 
comprise a total of approximately 183,600 square feet.  Building heights of the 
proposed five-story buildings would be approximately 53 feet, as measured from the 
adjacent surface parking area to the highest point on the roof (see Figure 2.2-2). 

Three-story buildings – Two three-story buildings would be constructed in the 
southern half of the Project site.  Each of these buildings would provide 22 new 
dwelling units in two stories over one level of parking.  Eighteen of the 22 units 
would be one-bedroom units, two others would be two-bedroom units, and two would





Emerald Pointe SEPA FEIS 

Page 2-4 June 2008 City of Burien 

[This page intentionally blank] 





Emerald Pointe SEPA FEIS 

Page 2-6 June 2008 City of Burien 

[This page intentionally blank] 



Chapter 2.0 Project Description and Alternatives 

City of Burien June 2008 Page 2-7 

be three-bedroom units.  Overall, these dwelling units would range from 
approximately 810 square feet to 1,315 square feet.  Gross residential square footage 
for these two buildings would total approximately 43,696 square feet.  A maximum 
height of approximately 35 feet is expected for both three-story buildings, as 
measured from the adjacent surface parking area to the highest point on the roof (see 
Figure 2.2-2).

A summary of the characteristics of buildings proposed in Alternative 1 is provided in Table 
2.2-1.

Table 2.2-1: Summary of Buildings Proposed in Alternative 1  

Building Dwelling Units Bulk & Size 

1 BR 2 BR 3 BR Total 
Residential 
Area (sf) Stories 

Approx.
Height (ft) 

Footprint 
(sf)

A 20 16 16 52 61,200 5 53 15,180 
B 20 16 16 52 61,200 5 53 15,180 
C 20 16 16 52 61,200 5 53 15,180 
D 18 2 2 22 21,848 3 35 10,820 
E 18 2 2 22 21,848 3 35 10,820 
Clubhouse  1  1 1,000 3 34 1,800 
Totals 96 53 52 201 228,296 N/A N/A 68,980 
Note: BR = bedroom; ft = feet; N/A = not applicable; sf = square feet.
Source: Richert and Associates 2007. 

Essential site development aspects of Alternative 1 include the following: 

Parking – A total of 351 parking spaces would be provided in Alternative 1 for 
Emerald Pointe residents and visitors (see Table 2.1-1).  Of these, 186 would be 
open-air surface parking spaces, of which eight would be handicap spaces.  The 
remaining 165 stalls would be provided in the below-grade parking areas. 
Clubhouse – In addition to on-site residential buildings, Alternative 1 would include 
a clubhouse for Emerald Pointe residents.  The clubhouse would contain two stories 
of common area for residents and a third story that would contain an approximately 
1,000-square-foot manager’s residence (see Figure 2.2-2).  An outdoor pool, a 
workout room, meeting areas, and other amenities would be located in the clubhouse.  
The clubhouse would provide approximately 5,400 square feet of usable space for the 
manager’s quarters and common areas.  
Site Design and Landscaping – Native vegetation would be retained where possible 
around the periphery of the site, particularly on the slope below 12th Avenue SW.  
Ornamental trees would be planted along access roads throughout the site (see Figure 
2.2-3).  A natural wetland in the northwest corner of the site would remain 
undisturbed and a 65-foot natural vegetation area would be established around it.  
Public pedestrian access into Seahurst Park would be provided, although no public 
parking would be provided as part of this Project.
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2.3 Description of Alternative 2 (Preferred Alternative) 
Alternative 2 proposes to construct a total of 178 market-rate, multi-family condominium 
dwelling units and one manager’s unit (located in the clubhouse building) on the Project site.  
Dwelling units in Alternative 2 would be contained within seven buildings.  Alternative 2 
proposes a finer-grained scale of development, consisting of more buildings, each with a 
smaller footprint that can be more easily sited on the site’s steep slopes.  Density proposed in 
the RM-2400-zoned area of Alternative 2 is the same as in Alternative 1, or approximately 
one unit per 2,410 square feet (18.1 du per acre).  One unit per 2,407 square feet (18.1 du per 
acre) is proposed in the RM-1800-zoned area of Alternative 2, a lower density than that 
proposed in Alternative 1.  Average density for the Project is approximately one unit per 
2,408 square feet (18.1 du per acre).  Alternative 2 is the Preferred Alternative.

Collectively, the seven residential buildings proposed would provide a total of almost 
214,000 square feet of living space, with a total residential building footprint of 
approximately 61,100 square feet (approximately 37,000 square feet each in Buildings A, B, 
and E; approximately 30,000 square feet each in Buildings C and D; and approximately 
22,000 square feet each in Buildings F and G).  Similar to Alternative 1, each residential 
building would also provide below-grade parking for residents.  Collectively, residential 
buildings in Alternative 2 would provide approximately 214,000 gross square feet of living 
space (not including the manager’s unit), with a total residential building footprint of 
approximately 61,100 square feet.  Total gross floor area for the manager’s unit would be 
approximately 1,000 square feet.   

Residential buildings proposed in Alternative 2 include the following:

Five-story buildings – Five five-story buildings (four stories of residential above 
first-floor parking) would be constructed in the northern half of the Project site in 
Alternative 2.  These buildings would have a smaller footprint than the five-story 
buildings proposed in Alternative 1.  Additionally, the dwelling unit composition and 
unit count would differ from those of Alternative 1.  Two of these buildings would 
include 32 dwelling units each, with 12 one-bedroom units, 12 two-bedroom units, 
and eight three-bedroom units, for a total of approximately 73,760 square feet 
(Buildings A and B in Figure 2.3-1).  Two other buildings would include 20 dwelling 
units each, with four one-bedroom units, four two-bedroom units, and 12 three-
bedroom units, for a total of 59,500 square feet (Buildings C and D in Figure 2.3-1).  
One additional five-story residential building would include 30 dwelling units, 
including eight one-bedroom units, 12 two-bedroom units, and 10 three-bedroom 
units, for a total of 36,880 square feet (Building E in Figure 2.3-1).  These dwelling 
units are expected to range from 810 square feet to 1,600 square feet.  As in 
Alternative 1, the height of the proposed five-story buildings is expected to be 
approximately 53 feet, as measured from the adjacent surface parking area to the 
highest point on the roof (see Figure 2.2-2). 

Three-story buildings – Two three-story residential buildings would be constructed 
in the southern half of the Project site (Buildings F and G in Figure 2.3-1).  Each of
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these buildings would provide 22 new dwelling units.  Sixteen of the 22 units would 
be one-bedroom units, four would be two-bedroom units, and two would be three 
bedroom units.  These buildings would contain a total of approximately 43,700 square 
feet of residential space, in two levels of residential use over one level of parking.  
These dwelling units would range from approximately 810 square feet to 1,315 
square feet.  As in Alternative 1, the maximum height of the proposed three-story 
buildings would be 35 feet, measured from the adjacent surface parking area to the 
roof’s highest point (see Figure 2.2-2). 

A summary of the characteristics of the primary buildings proposed in Alternative 2 is 
provided in Table 2.3-1.

Table 2.3-1: Summary of Buildings Proposed in Alternative 2  

Building Dwelling Units Bulk & Size 

1 BR 2 BR 3 BR Total 
Residential 
Area (sf) Stories 

Approx.
Height (ft) 

Footprint 
(sf)

A 12 12 8 32 36,880 5 53 8,580 
B 12 12 8 32 36,880 5 53 8,580 
C 4 4 12 20 29,752 5 53 6,800 
D 4 4 12 20 29,752 5 53 6,800 
E 8 12 10 30 36,880 5 53 8,700 
F 16 4 2 22 21,848 3 35 10,820 
G 16 4 2 22 21,848 3 35 10,820 
Clubhouse  1  1 1,000 3 34 1,800 
Totals 72 53 54 179 214,840 N/A N/A 62,900 
Note: BR = bedroom; ft = feet; N/A = not applicable; sf = square feet. 
Source: Richert and Associates 2007. 

Essential site development aspects of the alternative include the following: 

Parking – A total of 316 parking spaces would be provided in Alternative 2 for 
Emerald Pointe residents and visitors (see Table 2.1-1).  Of these, 145 would be 
open-air surface parking spaces, of which 13 would be handicap spaces.  The 
remaining 171 spaces would be provided in below-grade parking areas. 

Clubhouse – In addition to on-site residential buildings, Alternative 2 would include 
a clubhouse for Emerald Pointe residents.  The clubhouse would contain two stories 
of common area for residents and a third story that would contain an approximately 
1,000-square-foot manager’s residence (see Figure 2.2-2).  An outdoor pool, a 
workout room, meeting areas, and other amenities would be located in the clubhouse 
for use by Emerald Pointe residents.  In total, the clubhouse would provide 
approximately 5,400 square feet of usable space for the manager’s quarters and 
common areas.
Site Design and Landscaping – Native vegetation would be retained where possible 
around the periphery of the site, particularly on the slope below 12th Avenue SW.  
Ornamental trees would be planted along access roads throughout the site (see Figure 
2.3-2).  A natural wetland in the northwest corner of the site would remain 
undisturbed, as would a 65-foot natural vegetation area around it.  Public pedestrian 
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access to existing trails into Seahurst Park would be provided at two points, although 
no public parking would be provided as part of this Project.  Since the release of the 
DEIS, Alternative 2 has been revised to show the retention of the existing trail 
through the northwest corner of the site, located upslope of the 50-foot wetland 
buffer, and largely outside of the 15-foot building setback.  This is in addition to the
park connection at the western site boundary shown in the DEIS.  Figure 2.3-2 is 
revised to show this connection.

2.4 Grading/Stormwater Treatment for Action Alternatives 

2.4.1 Grading
Given the site’s steep slopes, site construction would require considerable grading that would 
alter the existing hillside slopes.  The new site grade would typically have slopes of 
approximately 2:1 (horizontal:vertical) and numerous retaining walls.  The proposed 
development would alter moderate to steep slopes throughout the property.  Construction of 
either alternative would involve hillside cuts up to approximately 30 feet high and fill areas 
of up to approximately 20 feet.  Walls constructed to retain fill may be as much as 10 feet tall
and walls constructed at the toe of cut slopes may be up to 18 feet tall.  Site development is 
planned to balance cutting and filling where possible to limit importing and exporting 
material.  Grading totals are estimated to be approximately 24,000 24,100 cubic yards of cut 
and 24,700 25,500 cubic yards of fill.  Additional information about the feasibility of 
proposed cut/fill and other site work is discussed in Section 3.3 of the DEIS.

The Project would also include construction of smaller 4- to 10-foot-high retaining walls to 
provide grade separation adjacent to roads and parking areas.  Basement walls for some of 
the buildings would support cut slopes as high as 18 feet.  Basement walls constructed 
adjacent to cut slopes would likely require temporary support systems, such as soldier piles, 
tiebacks, and/or soil nails, to retain the hillside at locations where the vertical cuts exceed 8 
to 10 feet. 

The site construction would expose steep temporary cut and fill slopes that would be 
susceptible to erosion from rainfall.  Accordingly, temporary protection from surface erosion 
would be provided for all cut-and-fill slopes.  The temporary erosion and sediment control
plan would be reviewed and construction would be monitored by a geotechnical engineer for
City staff or a City-managed inspector to ensure that appropriate measures are taken to 
protect steep slopes and soils. suitability issues during the construction period.  Construction 
planning anticipates that major grading and infrastructure development would occur at one 
time, with building construction phased over multiple years.  Infiltration of construction site 
runoff appears infeasible, given the site location in a critical (steep slope) area.  If 100% 
infiltration of construction site runoff is not feasible, a National Pollutant Discharge 
Elimination System Permit for construction activities would be submitted along with the 
associated Storm Water Pollution Prevention Plan.  Temporary stormwater detention 
facilities would need to be provided to accommodate surface runoff flows and to prevent off-
site sediment transport.  





Emerald Pointe SEPA FEIS 

Page 2-18 June 2008 City of Burien 

[This page intentionally blank] 



Chapter 2.0 Project Description and Alternatives 

City of Burien June 2008 Page 2-19 

2.4.2 Stormwater System 
The stormwater drainage system would collect runoff from all impervious surfaces, such as 
internal roads and surface parking lots, roofs, and sidewalks, and adjacent landscaping areas 
(see Figure 2.4-1).  The proposed internal roads would both collect and convey surface runoff 
water.  Catch basins to collect runoff would be located in the center of the roads and in 
landscaped areas, as needed.  Roof downspouts and retaining wall underdrains would be 
connected to the on-site storm drainage system.  In Alternative 1, runoff would be conveyed 
to one large storage vault along the western edge of the site.  In Alternative 2, runoff would 
be conveyed to two separate storage vaults (one at the north end and one at the south end) 
along the western edge of the development, near the lowest points of the site. Both vaults 
would act as water quality and detention structures.  Each vault would be designed in 
accordance with Section 3.1.2 of the 2005 King County Storm Water Manual (2005 Manual).
The detention portion of the vaults would be designed using a continuous hydrological model 
to Level 2 requirements, which matches the historic durations for 50% of the 2-year through 
50-year peak durations and matching the 2-year and 10-year peaks.  The site-disturbing
activities of this alternative would trigger Full Drainage Review (as defined in the 2005 
Manual) and Technical Information Report (TIR) requirements.  Items to be included in the 
TIR are described in Chapter 1 of the 2005 Manual.  At the time of submittal, City staff 
would review the TIR to ensure compliance with applicable regulations, and to provide more 
detailed comments to the submittal, as appropriate. 

Water from each vault would be released through a riser and be conveyed to level spreaders 
that would distribute the outflow over a wide area located upslope of the wetland buffer 
limits.  Final level spreader design would need to be evaluated and approved by a licensed 
geotechnical engineer and would potentially require additional review by the City.  This 
discharge strategy would allow the natural ground surface to accept the released flow without 
causing erosion, gradually reintroducing the runoff into the wetland.

The on-site conveyance system would be designed to handle a 100-year flow event.  Wet 
vault design would provide oil control through methods such as a Frop-T structure in the last 
catch basin before the vault or a baffled oil/water separator at the vault inlet.  Algae control 
would be provided through reduced oxygen levels and lack of sunlight in the vaults.  Vault 
overflow measures would be provided for extreme precipitation events.  These would likely 
consist of an outflow manhole equipped with water energy dissipators and an armored 
surface below it to accommodate large flows that exceed the design dispersion system, while 
also dispersing flows into the wetland without causing erosion.  Armoring may consist of 
riprap, erosion control mats, interlocking concrete block mats, or other methods. 

Routing of off-site runoff from upslope of the site is required to divert off-site surface runoff 
around the Project walls and buildings.  This water could be routed through a separate bypass 
system or added to the site storm drainage system.  A separate bypass system is favored.   

2.4.3 Modification to Stormwater System
No modification to the stormwater system is proposed.  However, City review of the TIR and 
stormwater design could result in modifications such as directing peak overflows from the
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vaults via a tightline, rather than via the proposed spreaders and water energy dissipators.  
Such changes would be addressed by the City’s drainage review and would include measures 
to minimize potential effects such as risk to slope stability, erosion at the point of stormwater 
discharge, downstream sedimentation, or changes in wetland recharge.  More substantial 
changes could result in further environmental review.  

2.5 Site Access for Action Alternatives 
Primary transportation access to the Project in both action alternatives would be via a new 
private access road near the southeast corner of the Project site.  This new road would extend 
from SW 136th Street, within the existing City ROW, and cross the western portion of the 
Highline School District property, located directly to the east (see Figure 2.2-1 and Figure 
2.3-1).  The Applicant would purchase property or an easement for the access road from the 
Highline School District prior to construction. 

2.5.1 Internal Transportation Network
The internal transportation network for Alternative 1 would include north-south linear drives 
that provide access to the front of all five proposed residential buildings and feed into a 
primary east-west “backbone” drive located along the center of the site (see Figure 2.2-1).  
This backbone drive would connect to the new private access road.  Buildings B, C, and E 
would also be bordered to the rear by internal access roads of the internal transportation 
network.  Accommodation of emergency vehicle access would be difficult in Alternative 1.

Transportation access and infrastructure in Alternative 2 would be similar to access and 
infrastructure in Alternative 1, but slightly less linear in design.  Due to the additional 
buildings proposed in Alternative 2, the two drives in the northeastern portion of the site 
would bend slightly in some locations to accommodate the alternative building placements 
(see Figure 2.3-1).  In Alternative 2, Buildings C, D, E, and G would be bordered to the rear 
by internal access roads.  Additionally, due to the placement of the clubhouse adjacent to 
Building E (compared to Building D in Alternative 1), the east-west “backbone” drive in this 
alternative would not be linear, but would curve slightly to the south near Building F and 
head north at the clubhouse area.  The internal drive of Alternative 2 would accommodate 
emergency vehicle access.   

In both action alternatives, adequate parking spaces for disabled visitors and residents would 
be provided near each building. 

2.5.2 Modification to Site Access

No modification to site access is proposed.  However, if the Highline Public School District 
does not authorize access from SW 136th Street (whether by easement or sale), then the 
Applicant likely would choose to access the site from 12th Avenue SW and SW 134th Street 
as envisioned in the early (1990) design.  Such a modification would require additional 
environmental review.
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2.6 Description of the No Action Alternative
In accordance with the SEPA Rules (WAC Section 197-11-440), this document also analyzes 
a No Action Alternative in addition to the proposed action alternatives.  In the No Action 
Alternative, no changes to the current land use would be expected.  This analysis considers 
foreseeable future conditions of the Project site, based on current conditions.   

Currently, the Project area is an undeveloped parcel characterized by natural vegetation 
adjacent to the open space areas of the eastern portion of Seahurst Park (see Figure 2.1-1).  
Vegetation on the Project site is characterized primarily by tree species, including a mix of 
Douglas-fir, big-leaf maple, and red alder, and a wetland along the western edge of the site.  
Moderate to steep slopes have been identified throughout the site.  Steep slopes are defined in 
the current Burien Municipal Code (BMC) as a slope of “40 percent or steeper within a 
vertical elevation change of at least 10 feet” between its “toe” and “top” (i.e., the boundaries 
of the upslope and downslope extent of the area with 40% or greater slope grade or steeper)
(BMC Section 19.10.515).  However, the Project application site is vested under the King 
County Code (which predates the City Code), which does not address steep slopes.  The 
application vesting date is February 15, 1990.

A number of informal trails have been established across the site; these appear to be 
footpaths created over time by nearby residents and Seahurst Park visitors.  These informal 
trails on the site connect with Seahurst Park trails in a number of locations.   

While the site is privately owned and could be sold or developed at some point, the No 
Action Alternative assumes that the Project site would remain undeveloped for the 
foreseeable future.  Any future development proposal that is not vested under prior 
regulations would be subject to the current BMC regulations.  Under the BMC, the site is 
zoned for residential single-family development (RS 12,000). 

2.7 Summary of Impacts for Each Alternative 
A summary of impacts for each alternative is provided in Table 2.7-1.  This table organizes 
impacts by element of the environment for each alternative.  It summarizes both anticipated 
impacts and recommended mitigation measures. 

2.7-1 Summary of Impacts
A summary of environmental impacts, mitigation measures, and significant unavoidable 
impacts is presented in Table 2.7-1.

2.8 Significant Unavoidable Adverse Impacts 
As summarized in Table 2.7-1, the action alternatives would not result in significant 
unavoidable adverse impacts.  Short-term and long-term adverse impacts that result would be 
sufficiently mitigated through specified mitigation measures. 
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